
 

 
File No. PDA-016-18-RDR 

Tabled at March 7, 2018 Planning Commission Meeting. 
 

To: City of St. Louis Planning Commission 
 

From:  Don Roe, Executive Director 
 

Subject:  Chapter 99 Blighting Study and Redevelopment Plan 
 (3450 Wisconsin Ave. Redevelopment Area) 

 LCRA Plan #2264 

 

Date: March 2, 2018 
 

Summary 

 

Submittal:  Chapter 99 Blighting Study and 

Redevelopment Plan for Planning Commission 

review and recommendation. 

 

Site: Approximately 2.66-acre area -- consisting 

of a single parcel -- located at the northeast 

corner of Wisconsin Ave. and Potomac St. in the 

Marine Villa neighborhood. The site is also 

located in the Benton Park National Historic 

District. 

 

Existing Uses: A vacant former school building 

-- formerly Shepard School -- and associated 

parking areas. The Redevelopment Area is 

generally in fair condition. 

 

Proposal: $4.3 million renovation and 

conversion of the former school building into 47 

apartments and provision of 85 parking spaces.  

 

Prospective Developer: Shariq Mansuri. 

 

Eminent Domain: Does not provide for eminent domain. 

 

Support: Supported by Alderman Dan Guenther (9th Ward). 

 

Recommended Action 
 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 3450 

Wisconsin Ave. Redevelopment Area to be recommended declared as blighted and the proposed Redevelopment 

Plan to be in conformity with the Cityôs Strategic Land Use Plan and recommends approval to the Cityôs Board 

of Aldermen. 



 

 

 

1.0 Background 
 

¶ The 3450 Wisconsin Ave. Redevelopment Area consists of a single parcel that is located at the northeast 

corner of Wisconsin Ave. and Potomac St. in the Marine Villa neighborhood. The approximately 2.66-

acre Redevelopment Area is located in the Benton Park National Historic District. The attached LCRA 

Fact Sheet summarizes this proposed Chapter 99 Blighting Study and Redevelopment Plan. (See Exhibit 

ñAò.) 

 

¶ The Redevelopment Areaôs existing uses are a vacant former school building and associated parking 

areas. The former Shepard School was designed by William B. Ittner, the renowned architect, who 

became the Commissioner of School Buildings for the Board of Education in St. Louis. The building is 

currently vacant. Photos of the Redevelopment Area are included in Exhibit ñDò. 

 

¶ Based on PDA staffôs visual survey, the Redevelopment Area is in fair condition. A copy of the 

Redevelopment Plan, which was prepared by St. Louis Development Corporation (SLDC) staff, is 

attached as Exhibit ñBò. The Redevelopment Planôs Blighting Report includes the following comment: 

o The property is unoccupied. Portions of it are subject to illegal dumping, rat infestation, and use 

by transients. 

 

¶ The Redevelopment Areaôs adjacent properties include primarily residential buildings along side streets, a 

charming mix of commercial, residential and mixed-use buildings along Cherokee St. -- a district known 

as Cherokee Antique Row -- and the imposing former Lemp Brewery complex -- now known as the Lemp 

Brewery Business Park. Photos of adjacent properties are included in Exhibit ñDò. 

 

¶ The Redevelopment Plan proposes a $4.3 million renovation and conversion of the former school 

building into 47 apartments and the provision of 85 parking spaces. The parking areas would be located 

north and south of the building and may also include two adjacent parcels -- 3420 Wisconsin Ave. and 

3417-21 Salena St. -- owned by the owner of the Redevelopment Area. See the site plan (Exhibit ñCò) 

submitted by the prospective developer. Renovation work has already begun on the redevelopment 

project. 

 

¶ The prospective developer is Shariq Mansuri, who is affiliated with Moonlight Partners LLC, the owner 

of the Redevelopment Area, as well as a few adjacent parcels. The owner purchased the 3450 Wisconsin 

Ave. parcel for $550,000. 

 

¶ The Redevelopment Planôs Sustainability Impact Statement reports that this Redevelopment Plan will 

meet nine objectives of the Cityôs Sustainability Plan. 

 

¶ The Redevelopment Plan does not provide for the use of eminent domain. It does provide for the use of 

10 years of tax abatement, with the first five years at 100% tax abatement and the last five years based on 

75% of the assessed value of the incremental improvements. 

 

¶ The Redevelopment Plan is supported by Alderman Dan Guenther (9th Ward). 

         

 

 

 

 

 

 

 



 

2.0 Comments 
 

The Cityôs Strategic Land Use Plan designates the 

Redevelopment Area as an Institutional 

Preservation and Development Area (IPDA). 

 

The IPDA Strategic Land Use Category is defined 

as: ñAreas where significant nodes of educational, 

medical, religious or other institutional uses 

currently exist and are appropriately situated, as 

well as areas for expansion of such institutional 

uses. These large-scale institutional centers are 

intended to positively influence the enhancement of 

surrounding areas.ò 

 

The proposed Redevelopment Plan would facilitate 

the renovation and conversion of a vacant former 

school building -- an institutional use -- into 47 

apartments. Although residential uses generally 

arenôt allowed in an IPDA, in this case, it is, by 

virtue of the Strategic Land Use Planôs ñadjacency 

ruleò, which states that the Planning Commission 

may consider a proposed use to be in conformity 

with the Strategic Land Use Plan if the proposed 

use is allowed in an adjacent Strategic Land Use 

Category. The Redevelopment Area is surrounded 

by a Neighborhood Preservation Area (NPA), 

which encourages residential preservation and infill 

development. Thus, the proposed Redevelopment Plan is in conformity with the NPA Strategic Land Use 

Category. 

 

 2.1 Public Input 
 

The Board of Aldermenôs Neighborhood Development Committee conducted a public hearing and 

recommended approval of the Redevelopment Plan at its February 20, 2018 meeting. 

 

 2.2 Previous Commission Action 
 

None. 

 

 2.3 Requested Action 
 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraphs 6 and 8 require that all Chapter 99, 100 and 

353 Blighting Studies and Redevelopment Plans be submitted to the Planning Commission for its 

recommendation as to conformity with the City's Comprehensive Plan and any applicable Neighborhood 

Plan. 

 

 

 

 

 

 

 



 

 

 

Requested Recommendation 
 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 3450 

Wisconsin Ave. Redevelopment Area to be recommended declared as blighted and the proposed Redevelopment 

Plan to be in conformity with the Cityôs Strategic Land Use Plan and recommends approval to the Cityôs Board 

of Aldermen. 

 

 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 

AS FOLLOWS: 
 

1. The Chapter 99 Blighting Study and Redevelopment Plan for the 3450 Wisconsin Ave. Redevelopment 

Area is hereby found to be recommended declared as blighted and the proposed Redevelopment Plan is in 

conformity with the Cityôs Strategic Land Use Plan and is recommended for approval to the Cityôs Board 

of Aldermen. 

 

2. The Executive Director of the Planning and Urban Design Agency is hereby directed to notify the Board 

of Aldermen of its recommendation. 

 



 



 



 



 



 


